Currently, real estate located in rural areas neighboring cities are under pressure to become a location for the realization of urban and metropolitan projects. Thus, spatial conflicts are an inherent characteristic of modern urban development. Such conflicts vary in terms of the scope, intensity and course they take. An interesting case illustrating the given issue can be the conflict over real estate owned by the State Treasury (central authority) and localized within the power of local authorities (gminas). Such a situation requires mediating and producing an outcome that satisfies the goals of both sides. The authors based the deliberations on the topic of spatial conflicts on the example of the relation between the Agricultural Property Agency division in Olsztyn (APA Olsztyn) and the smallest local administration units (gminas) located within the borders of the Warmia-Masuria (Województwo Warmińsko-Mazurskie) and Podlasie (Województwo Podlaskie) Provinces. The aim of the research was to describe the background for potential conflict and to study its proceedings. The aim was achieved through studies of relevant literature and data analysis.
Introduction
Generally, rural areas were traditionally used for agricultural purposes. However, as a result of economic and social evolution, they have progressively shifted from agrarian landscapes to low density areas characterized by an increasing diversity of uses and the constant expansion of building functions (SARACENO 1994) . One of the noticeable occurrences in the modern rural areas is the uncontrolled sprawl of cities, referred to as "urban sprawl". Currently, the majority of European and American cities have extended onto nearby agricultural land (COISNON et al. 2014) . This occurrence becomes a common urban development problem due to its "leap frog" appearance, which means that localizing singular urban functions as an "island surrounded by a sea of traditionally rural areas", is significantly conflicting. Therefore, various authorities aim to control the transformation of agricultural land by planning and zoning policies. However, the general trend is for the large majority of urbanized land to have been converted from agricultural uses (GREENE and STAGER 2001; WALKER 2001; EEA 2006; LIVANIS et al. 2006) . It is also recognized that agricultural amenities in suburban areas www.degruyter.com/view/j/remav vol. 23, no. 2, 2015 have a strong pull effect on household location decisions and may encourage the development of areas occupied by both farmers and commuting households (ROE et al. 2004; CAVAILHÈS et al. 2004; READY and ABDALLA 2005) . A fundamental problem of "urban sprawl" is its uncontrollability, resulting in spatial order disturbances . Agricultural land is subjected to pressure for realizing urban and metropolitan projects, which results in spatial conflicts. The term "conflict" relates to the situation occurring among people who represent particular social groups, public governance or inhabitants of particular areas. Spatial conflict arises and develops over different spatial use and its connected external effects. Moreover, the need for the development of urban areas and rural territories in the field of urban influence is accompanied by new conflict situations or the reemergence of "old" ones. These generally result from contradictions between qualitative and quantitative development, and agricultural needs and the needs of other rural area inhabitants (HOPFER et al. 1987) .
When conflicts over rural areas arise?
It can be assumed that, on average, half of the conflicts begin when particular groups of people hope to prevent specific activity. The second half of conflicts arise when somebody wants to stop or reverse the consequences of unwanted land use (i.e. the development of transport infrastructure, waste management, production and transport of energy, etc., in the proximity of a residential area). Such land conversions can lead to the degradation of agricultural land, as land properties are destined for other, non-agricultural purposes, and become an obstacle for the continuation of agricultural use.
Conflict is a social process (MARKOWSKI 1999) , thus the participants of conflict are natural persons and persons representing various institutions characterized by different points of view and varying value systems. For example, the following pairs can be involved in spatial conflict:
-local and governmental authorities, -local authorities and representatives of the opposition, -local authorities and the local authorities of a neighboring unit (or higher level authorities), -local authorities and representatives of business organizations.
In the above-mentioned groups, conflicts arise mainly over the central planning of public investments or when opposition's leaders vote against an investment and its impact on the natural environment. Moreover, conflict can emerge in situations when local authorities vote against the development of non-agricultural functions in the neighboring gmina (municipality), or when real estate planning and management in the gmina is contradictory to the interest of a particular person, etc.
M. PACIONE (2013) refers to rural areas near towns and cities as a "battle ground", where a variety of land uses compete for dominance. He describes various conflict participants, i.e.:
-rural producers -essentially landowners who are primarily concerned with the productive capability of their land, the most obvious group being farmers; -speculators -they may own land that is still in productive use but their basic interest lies in its appreciating value. Their decisions are based on factors such as depreciation rates, capital gain, tax rates and the comparative viability of alternative investment opportunities; -builder-developers -install basic infrastructure and utilities on the site and construct and sell houses on the prepared lots; -households-can be either potential house purchasers or existing residents. Both groups are motivated by the same factors, i.e. the functional utility of the house as a place of living and the improvement or at least maintenance of the financial investment represented by their property. However, for existing residents, these considerations may underlie an anti-growth stance; -real estate agents-purvey information between house buyers and sellers. As their rewards come from commissions charged on each completed property transaction, real estate agents have a vested interest in promoting residential development and land transfers; -financiers-provide the capital necessary for the development process. Their decisions are based on a combined desire to obtain the highest possible rate of return on loans and minimize or avoid risk; -pressure groups-can be national organizations pursuing general policies or local community councils and resident associations mobilized in the support of a particular issue; -government-all governments influence the process of urban development, although the level of involvement varies. The state -central and local government -exercises both a direct (e.g. planning regulations) and indirect (e.g. taxation policy) influence on urban form. In the context of power and conflict in the urban fringe, particular importance is attached to the relationship between the central and local government and, specifically, the degree of autonomy of the latter. However, it should be emphasized that spatial conflicts are different in nature, intensity and proceedings. Some conflicts induce strong emotions, their proceedings are stormy and they are widely commented on in national media 1 , while other conflicts engage only parts directly connected with the issue and are calmly solved through social consultations and negotiations 2 . A specific type of spatial conflict is illustrated by the case of real estate management conducted by local authorities over land received from the Agricultural Property Agency (APA).
In this article, deliberations over spatial conflicts are based on the relation between the Olsztyn APA and authorities of gminas located within Warmia-Masuria and Podlaskie Provinces. The main purpose of the study was to recognize the base for a potential spatial conflict and its possible proceedings. To achieve this aim, adequate literature and scientific journals were reviewed, and data analysis was conducted. Primary data were acquired directly from the APA in Olsztyn. The results were described and supported by figures and tables.
Base for potential conflict
The participants of spatial conflict can be recognized as central and local authorities. Therefore, the authors studied the relations between the institution representing the interest of central authorities (APA) and local authorities, representing the interests of gminas.
1) Agricultural Property Agency
The APA, being a legal person and acting as a trustee of the State Treasury of the Republic of Poland, participates in privatization and restructuration processes. The main purpose of the APA's activity is generally creating and improving the structure of family farms. As a result, the APA has an impact on establishing and enlarging agricultural farmlands, and reducing unemployment through creating new workplaces in the Agricultural Property Stock of the Treasury. Moreover, the APA gratuitously transfers land to local units for public purposes, e.g. buildings communal roads (SUCHOŃ 2013).
As the Treasury's trustee, the Agency realizes tasks resulting from the state policy, especially regarding 3 :
-tasks connected with the improvement of farm structures, counteracting the excessive concentration of agricultural property and ensuring the management of agricultural holdings by farmers with appropriate qualifications or experience; -creating conditions for the rational use of the production potential of Agricultural Property Stock of the Treasury; -restructuring and privatizing Agricultural Property Stock of the Treasury; -monitoring economic turnover of real estate and other components of the State Treasury Stock; -administrating the Treasury Stock destined for agricultural purposes; -securing the Treasury Stock; -initiating development works on the Treasury's land and supporting works on private agricultural land; -exercising ownership rights in plant and animal breeding companies of particular importance for the national economy. The above result in priorities which imply certain uses of land the rights to which were transferred to the new landowners or land users. Thus, the dominant function of land should be:
-an agricultural function, -or a function that positively affects the agricultural function, -or a function neutral to the agricultural function.
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In addition, the APA was equipped with the rights to perform (on behalf of the Treasury) discreet control over the agricultural real estate market and, when necessary, intervene through the right to preemption. As a result of the above, the agency can make decisions connected with the use of and way of transferring rights to real estate 4 .
The scope of the APA's activities depends on current legal regulations describing the operational framework, and the resulting rights and duties. For example, the APA is obliged to manage real estate stock in a rational way, which means management leading to both social and economic effectiveness. Moreover, the agency is obliged to transfer predicted earnings to the state budget. Therefore, the transfer of rights to land or other real estate (usually by tender) should contribute to the realization of particular social aims, and on the other hand -bring incomes ensuring economic effectiveness (excluding exceptions which are justified and predicted in the regulations). Achieving economic efficiency requires selling the rights to the real estate for a maximum market price.
The situation is more complicated when the party acquiring the rights to the real estate is a local administration unit, especially a gmina. This unit can participate in a public tender on the same terms as other natural or legal persons, and buy real estate for the highest offered price. On the other hand, gminas can apply for gratuitous transfer. This form is an important support for many institutions with limited financial resources, especially local authorities. According to the legal regulations, gminas can use gratuitously transferred land for investments important to local societies -to improve living conditions and the quality of life. In such a situation, when financial inflows are impossible, social effectiveness has to be assured; therefore, gratuitously transferred real estate can be used only for the purpose that was mutually agreed on.
2) Local authorities -gminas
Local authorities should manage communal real estate stock according to the principles of rational management , thus social and economic effectiveness is required. The general objective connected with public real estate stock management is the realization of public tasks, meaning such that benefit the inhabitants of the area. In the case of a gmina, the realization of tasks should, in practice, contribute to the improvement of living conditions and the quality of life for the gmina's residents, as they are the ones responsible for electing the authorities. Therefore, it can be assumed, that local authorities should mainly respond to the needs of their electors. Improving living conditions and the quality of life can be achieved by various investments, conducted and coordinated by both local authorities as well as private investors. Each investment needs particular space (namely -real estate), to be localized in. Thus, each new investment permanently converts an area, changes its function and character, and produces many external effects (both positive and negative). Consequently, urban and local development requires the use of land which is imperfect and characterized by significantly limited resources (ALEXANDER 2014) , owned by natural and legal persons, both private and national (local). Therefore, the need to acquire and develop land and other real estate localized in the borders of the gmina but owned by the State Treasury emerges.
In the current practice of public real estate stock management 5 , the Treasury can transfer rights to real estate for payment or gratuitously. As real estate stock is limited, there is an increasing demand for developing land which was traditionally used for agricultural purposes. This results in urbanization pressure on rural areas located in the neighborhood of towns and cities (with the development of the road infrastructure, the term "neighborhood" becomes even more extended) and accompanying urban sprawl. Rural agricultural areas become more attractive for different functions, i.e. housing, industry or storage. Moreover, where areas within the borders of towns and cities are not available, rural areas are in demand for investments connected with urban development, i.e. the development of road or technical infrastructure. Active and effective authorities who manage real estate stock should search for land for investments necessary for local development. Thus, local authorities apply to the APA for land. They may take part in tenders and, in such way, purchase the desired land. However, this requires engaging significant financial resources. Instead, local authorities can apply for gratuitous transfer. However, the condition for acquiring real estate owned by the State www.degruyter.com/view/j/remav vol. 23, no. 2, 2015
Treasury and managed by the APA is using it for the realization of a public purpose investment 6 . A particular agreed use cannot be replaced by another, which does not fulfill the requirements.
Both the APA and local authorities are responsible for duties and tasks assigned to them. Moreover, they act within the framework of many national and local regulations. It should be emphasized that the activities of both organizations should stimulate social-economic development of the entire country, thus they should take into consideration various guidelines, from the most general EU policy to the most detailed local development strategy. Citing Strategy Europe 2020 -activities of all public institutions should lead to economic growth, which is "smart, sustainable and inclusive 7 ". In other words, pressure is put on innovations and the creation of good quality workplaces along with the protection of the natural environment.
In a more detailed elaboration for Poland -National Development Strategy 2020, the following guidelines can be found:
-the state policy towards rural areas must cover both agricultural and non-agricultural rural development (supporting entrepreneurship and non-agricultural activities); -accelerating development of small and medium entrepreneurship on rural areas will be possible only when investments are coherent with spatial and urban planning, along with respecting the environmental value of rural areas; -the low level of agricultural specialization, insufficient investments in agricultural production infrastructure, and the fragmented structure of areas result in lower production effectiveness; -the key task in regional development is the more effective use of the endogenous potential of the biggest towns and cities, and strengthening the connections between metropolises, urban areas and surrounding rural areas and small towns. The propagation of economic growth onto neighboring areas and taking advantage of the relative advantages of big cities, such as new workplaces, economic cooperation or participation in social and cultural infrastructure, are the expected results. A necessary condition for this process is building communication and teleinformation linkages between urban areas with the surrounding environment, as well as economic, service, cultural, etc., connections. These relations should be supported both by state and local administration; -investment activities should not lead to uncontrolled urban sprawl, which should be controlled by accelerated and improved spatial planning. The National Spatial Development Plan of 2030 also highlights that Poland requires the restoration and solidification of spatial order: "In Poland, the following symptoms of the lack of spatial order can be observed: maladjustments of use and development to environmental, cultural and landscape values; disturbing spatial value, economically and socially spendthrift suburbanization; low quality of public space; and chaos in the building forms and architecture of urban complexes." In the strategy for the Warmia-Masuria Province, there are records highlighting the need for modernity and structural transformations, which can be synonymous to converting out-of-date spatial functions into more adequate ones, but with consideration to their external effects. At the same time, local authorities promise their electors to create new workplaces and provide them with modern infrastructural facilities.
Thus, the object of conflict can be land, which simultaneously: -is agricultural land located in rural areas neighboring an urban area; -possesses adequate characteristics for the continuation of agricultural function (which is coherent with the APA's aim); -has adequate characteristics for initiating an alternative function, i.e. industrial, residential, trade, storage, etc. (which can be coherent with the local authorities' aims); -has economic value, thus can be successfully sold in tender for the highest price (which is coherent with the APA's financial aim, but incoherent with local budget limitations); -has social value for public purpose investments (which is coherent with the expectations of electors, incoherent with APA's economic effectiveness, coherent with local budget limitations as land can be gained without payment, but imposing investment and opportunity costs); -has an optimal use value which changes over time 8 (which can be incoherent with local authorities' aims).
Relationship between the APA in Olsztyn and local authorities
Local authorities may be interested in acquiring real estate with the above-described characteristics. This would mean that local authorities actively manage the space they are responsible for, being real managers of subjected units according to the idea of new public management. Effective management includes activities coherent with cost and benefit calculations, therefore conflicts can arise over attractive prices of real estate owned by the State Treasury and managed by the APA. Such conflict can be based on the financial aims of two different organizations -the gmina, represented by local authorities, and the state, represented by the Agricultural Property Agency. In this particular article, the authors focused on the relationship between the APA in Olsztyn and local authorities interested in land managed by the APA. Source: Own elaboration based on data from the APA in Olsztyn.
The activity of the APA in Olsztyn in the field of real estate distribution in 2001-2013 has been presented in Table 1 . The number of announced public tenders is shown to increase from year to year -in 2013 the number was doubled in comparison to 2001. Each year, over 90% of announced public tenders were actually held. Among offered land, the share of land destined for sale revealed an increasing tendency (from 19% in 2001 to 29% in 2013) . Of the permanently distributed land, the majority was sold (annually over 70%), with a significantly smaller portion transferred gratuitously (from 12% to 21%) 11 , including about 1% transferred to gminas and other local administration units. This can be explained mainly by the economic purpose of APA's functioning, especially with the continuously increasing average prices of agricultural land (Fig. 1) . Simultaneously, an increase in the number of apartments gratuitously transferred to gminas and other local administration units can be observed. Such activity supports achieving social goals. 9 In bold -other than sale payable permanent distribution. 10 As the method of gathering data changed, data cannot be directly compared. See Fig. 2 Increasing urbanization pressure, the possibility of applying for direct payments, increasing land value and many other factors encourage the purchase of agricultural land through public tenders. Thus, gminas can buy the desired land only by offering the highest price in a public tender. This is not a popular way of acquiring land, as studies conducted in 2014 show that gminas rarely spend money on purchasing land for real estate stock 12 . Since 1993 (that is for a period of 21 years), the APA and gminas concluded only 11 transactions (Fig. 2) . Transactions included a total of 41.2 hectares, and 91% concerned land sales (only 1 transaction concerned developed land with a building).
Gminas definitely applied for gratuitous transfer for realization of public purpose investments more willingly. Since 1991, the APA in Olsztyn has transferred 3,600 hectares (in comparison to 41.2 hectares sold through public tender) (Fig.3.) .
Interviews with workers of the APA in Olsztyn allow to draw a conclusion that the abovementioned situation results from limitations in the budgets of gminas -local authorities do not possess finances that could be allocated in real estate bought by means of public tender. Therefore, local authorities apply for gratuitous transfer much more willingly. Newly acquired land generates costs connected with its maintenance and development, but the highest expenditure -price similar to that of the market price (the purpose of holding a public tender) is omitted. However, achieving land through gratuitous transfer means developing and using the land only for the realization of public investment purposes. Although the area of land transferred gratuitously to gminas and other local administration units by the APA in Olsztyn constitutes only 1% of permanently distributed land, such transfers take place regularly. When looking at land transferred only to gminas, it can be noticed that the trend is variable. The smallest area was noted in 1991 -about 2 hectares, with the largest in 2005 -over 450 hectares (Fig. 3) . By knowing the average agricultural land market prices in the particular years (Tab. 1), demonstrative (excluding differences resulting from localization or fertility) average financial opportunity cost can be assessed; in 2005, this amounted to over 2 million zloty. Such an amount would have been earned if land had been sold instead of being transferred gratuitously. In these cases, the APA, which does not achieve economic effectiveness, is obliged to monitor if the transferred land contributes to social effectiveness. Such a situation can result in spatial conflict, because:
-the APA should enable achieving maximum social effectiveness, in another words, monitor whether or not the real estate is used properly and for the purpose it was transferred. The list of public purposes includes, e.g. solving housing problems in the gmina, or supporting the development of communication, technical and recreational infrastructure that serves residents. -Authorities of the gmina, when needs and/or financial resources have changed would prefer to use the acquired real estate for purposes other than those agreed on with the APA. If local authorities use real estate for purposes other than those agreed upon, the APA is obliged to take back the real estate in court. Up to 2014, the APA in Olsztyn recorded three cases when land transferred gratuitously to gminas was taken back by way of legal proceedings. The land had been transferred to build a playground and for infrastructural investments, and taken back because of the lack of development. Another three cases were in process (the same reason), and a fourth case was referred to the court. Up to the end of 2014, only one case was solved by reaching a compromiseboth sides agreed on changing the purpose: building a sewage pumping station was replaced with recreational functions.
Conclusions
Currently, urban development needs extend significantly beyond the administrative borders of urban areas, and the tendency to convert agricultural land to land favoring urban needs has been continuously increasing. Urban development requires the conversion of agricultural land to other functions, i.e. housing. However, land as a resource is significantly limited, thus competition among alternative functions becomes even stronger, which consequently leads to spatial conflicts. The descriptions of spatial conflicts and characterization of its participants can be found in relevant literature. Spatial conflict can be illustrated by the relation between state level authorities (or institutions acting on behalf the state) and local authorities. Studies conducted in this article focused on the relation between the Olsztyn division of the Agricultural Property Agency (APA Olsztyn) and local authorities (gminas).
Local authorities can acquire real estate owned by the State Treasury and managed by the APA in one of two ways: by winning the public tender or applying for gratuitous transfer for public purpose investments. In practice, the APA in Olsztyn has concluded only 11 sales transactions with local authorities since 1993, with the majority of real estate transferred gratuitously. Therefore, in these cases the APA did not obtain incomes from the sale of property and had to monitor if the transferred land contributed to social effectiveness. Such situations led to spatial conflicts in a few of the cases: in eight gminas, public purpose investments were not realized or local authorities tried to use the land for a function different than that which had been agreed on with the APA. Therefore, the APA in Olsztyn was obliged to initiate legal proceedings to take back the transferred real estate in court. There was only one case when the conflict was successfully solved and a compromise was worked outland function was changed in the agreement. Up until 2014, such conflict situations were quite rare; however, it can be expected, that in the future they will arise more frequently as real estate stock is very limited and real estate value increases over time. This is caused, i.e. by changes in the environment surrounding real estate managed by the APA -along with spatial urban development, agricultural land becomes localized in the neighborhood of the city (in the so-called suburban zone) and, therefore, in the proximity of urban infrastructure. Thus, e.g. due to its production potential, the value of agricultural property increases when the access road is of good quality (FORYŚ, PUTEK-SZELĄG 2013) , as the road investment contributes to the increased differentiation of transaction prices -areas considered attractive before, located close to urban areas, were distinguished by even higher prices after the commencement of road construction (RADZISZEWSKA, JAROSZEWICZ 2013) . Moreover, as the
